Battle Creek City Planning Commission
Staff report for the May 25, 2011 meeting

To: Planning Commissioners
From: Christine M. Hilton, AICP, Planning Supervisor
Planning and Community Development Department
Date: May 16, 2011
Subject: Petition S-02-11, a Special Use Permit request for an BCHS employee parking lot at

200 College Street and 273/279 North Avenue

Summary

A petition from Battle Creek Health Systems (BCHS), represented by Mr. Mike Deloof, requesting a
Special Use Permit to allow for three parcels to be used for employee parking lots in an “O-1 Office
District” as permitted under the Planning and Zoning Code, Chapter 1290, Sec. 1290.01(b)(13), for
property located at 200 College St., Parcel #0071-00-100-0; 273 North Ave., Parcel #9730-00-013-0;
and 279 North Ave., Parcel #9730-00-015-0.

Background/Property Information

The subject parcels include 200 College Street, 273 and 279 North Avenue. These are located south of
Emmett Street and between College Street and North Avenue, divided by a City alley running
north/south. All three properties are currently owned by Battle Creek Health Systems.
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Information relative to each parcel is as follows:

Address PARCEL Structure Type Current Use

Frontage

200 College Street 88’ 11,231 s.f. One story commercial building, Vacant
circa 1960

273 North Avenue 66’ 8,448 s.f1. Two story residential structure, Vacant
circa 1900

279 North Avenue 66’ 8,522 s.f. Two story residential structure, Vacant
circa 1930

200 College Street
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Surrounding Land Uses / Zoning

These properties and those to the southwest and northeast are zoned O-1 Office District and contain
primarily office uses. The property to the north is zoned R-1B Single Family Residential and is a
municipal park (Irving Park). Directly west of the subject parcels is a parking lot also owned by Battle
Creek Health Systems, whose main campus is located northwest of the subject parcels. South of the
parcels on North Avenue is a two-unit residential rental structure, and north is an insurance company.
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Proposed Scope of Project

The petitioners are seeking a special use permit to allow the construction of two employee parking lots.
The proposed parking lots will require the demolition of three vacant buildings and will provide
approximately eighty parking spaces for employees of BCHS. Each parking lot will be paved as
required by the zoning ordinance, and they are proposing to make improvements to the public alley
located between the lots.

A site plan is included in your packet. Please note that provided the applicant receives approval of the
special use permit, the site plan will be administratively reviewed and approved and there may be some
minor layout changes due to zoning or other regulations (i.e. stormwater management).

Parking lot lighting is required by the zoning ordinance and the plan includes a note that two new light
poles (20’ tall) will be provided on the east parking lot. Cut-off fixtures will be provided to ensure
lighting will be maintained on-site. The west parking lot will be lit by proposed wall mount lights on
the building.

The site plan has a note stating that as adjacent properties are zoned O-1 Office and screening is not
required; however as the parcel to the south of 273 North Avenue is a residential use, a vertical screen
at least four feet in height between the parking areas and residential property is required.

Staff is recommending a few conditions relative to the fence, lighting, and landscaping that in our
opinion will allow the proposed use as a parking lot to be harmonious and appropriate with the
surrounding neighborhood, as required in 1290.04(b) listed below. These proposed conditions have
been shared with the applicant and they seem to be amenable to their inclusion.

Applicable Ordinance Provisions

Chapter 1284.04(c) of the Zoning Ordinance requires parking lots to be located on the same parcel as
the building or use that it serves; however, the City of Battle Creek Zoning Ordinance, Chapter 1290
Special Land Uses, specifically 1290.01(b)(13) allows for “Parking lots on land not more than 300 feet
Jfrom the boundary of any O, C, or I District”.

Public Hearing and Notice Requirements

As required by the Zoning Enabling Act of 2006, as amended, a public hearing notice was published in
the Battle Creek Shoppers Guide on May 5, 2011 and notices of the public hearing were also sent by
regular mail on May 4, 2011 to thirty-five property owners and occupants of properties located within
300 feet of the subject parcel. To date, the Planning Department has not received any questions or
comments relative to this request.

Neighborhood Outreach

The petitioner has made contact with the chairman of the Neighborhood Planning Council #4 and
shared the proposed site plan. They will be attending their May 18, 2011 meeting to present the
request, and a report will be presented to the Planning Commission at their meeting.
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Basis For Determination

As a special use, the Planning Commission is charged with reviewing each Special Use Permit request
to determine any effects the proposed use would have on the Master Plan as well as on the character
and development of the neighborhood. The ordinance and enabling legislation allows the Planning
Commission and the City Commission to impose any conditions upon the request that would ensure
the general objectives of the zoning ordinance are met and to preserve property values in the
neighborhood.

The request shall be reviewed using the following standards listed in Chapter 1290.04 Basis for
Determination (for Special Use Permits):

(a) The use will be harmonious with and in accordance with the general objectives of the
Master Plan.

(b) The use will be designed, constructed, operated and maintained so as to be harmonious
and appropriate in appearance with the existing or intended character of the general vicinity and
will not change the essential character of the neighborhood.

(c) The use will not be hazardous or disturbing to existing or future neighboring uses.

(d) The use will be a substantial improvement to property in the immediate vicinity and to
the community as a whole.

(e)  The use will be adequately served by essential public facilities and services, such as
streets, highways, police and fire protection, drainage, refuse disposal and schools, or the
persons or agencies responsible for the development shall be able to adequately provide such
services.

()  The use will not create excessive additional requirements at public cost for public
facilities and services and will not be detrimental to the economic welfare of the community.

(g) The use will not create activities, processes, materials, equipment or conditions of
operation that will be detrimental to any person, property or the general welfare by reason of an
excessive generation of traffic, noise, smoke, fumes, glare, vibrations or odors.

(h) The use will be consistent with the intent and purpose of this Zoning Code.

Analysis and Recommendation

Staff has reviewed the application and finds that it meets the requirements for submittal and is
considered complete. Staff further finds the request consistent with the general standards listed in
1290.04, as outlined herein:

(a) The use will be harmonious with and in accordance with the general objectives of the Master
Plan in that the Battle Creek Health Systems provides an essential service to the residents of the City,
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and the Master Plan strives to support these services as well as their expansion (4-23). The parking lot
at this location will allow for future growth and development of their facilities.

(b) The proposed use will be harmonious and appropriate in appearance with the existing or
intended character of the general vicinity and will not change the essential character of the
neighborhood as it is located primarily in a commercial area, adjacent to a public park, parking lot, and
the Battle Creek Health Systems main campus.

(c) The use will not be hazardous or disturbing to existing or future neighboring uses as the proposed
use is similar to those found in that vicinity, will be primarily used during daytime, weekly hours, and
will be constructed in compliance with zoning requirements for screening from adjacent residential
properties.

(d) The use will be a substantial improvement to property in the immediate vicinity and to the
community as a whole as vacant structures will be removed and the parcels developed to allow for
future growth of an important community resource.

(e) The use will be adequately served by essential public facilities and services in that public utilities
already exist and no additional needs are required for this use. Furthermore, the improvements
proposed to the City alley will be provided for by BCHS and will not be reliant upon City funds.

(f) There will be no City expenses associated with the maintenance and improvements to the parking
lot, and therefore, the use will not create excessive additional requirements at public cost for public
facilities and services and will not be detrimental to the economic welfare of the community.

(g) There will be no activities, processes, materials, equipment or conditions of operation that will be
detrimental to any person, property or the general welfare by reason of an excessive generation of
traffic, noise, smoke, fumes, glare, vibrations or odors.

(h)  The use will be consistent with the intent and purpose of this Zoning Code in that the parking lot
will be constructed in compliance with all relevant sections of the zoning ordinance and codified
ordinances.

Therefore, as the request meets the general standards listed in Chapter 1290.04 as outlined
above, planning staff recommends that the Planning Commission recommend to the City
Commission approval of Special Use Permit Petition S-02-11 that would allow for the
construction of a parking lot at 200 College Street (Parcel #0071-00-100-0), 273 North Avenue
(Parcel #9730-00-013-0), and 279 North Avenue (Parcel #9730-00-015-0) with the following
conditions:

1. All necessary approvals, including site plan review, and any required permits shall be
obtained, and maintained if applicable, from the appropriate agencies, including but
not limited to the Department of Public Works and Planning and Inspections
Department prior to Certificate of Occupancy.

2. As required by zoning, an opaque fence, minimum four feet in height, shall be
required along the south property line of 273 North Avenue to buffer the parking lot
from the adjacent residential property to the south.
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The outdoor lighting fixture shall be designed, shielded, aimed, located, and
maintained to shield adjacent properties and to not produce glare onto adjacent
properties or roadways.

All non-paved areas of the parcels as indicated on the site plan shall be restored with
4” of new topsoil and permanent grass seed. Interior parking islands having at least
three sides adjacent to the proposed parking lot shall contain one tree (minimum
caliper 2”) and landscaped with a natural material such as mulch, stone, or grass.

Administrative Conditions:

S.

Pursuant to Chapter 1232.01 (a), no change in the use or occupancy of land or in the
use or occupancy of an existing building shall be made, nor shall any new building be
occupied for any purpose, until a certificate of occupancy has been issued by the
Zoning Administrator or his or her agent. Such a certificate shall state that the new
occupancy complies with Building and Zoning Codes.

Pursuant to Chapter 1290.02 (e), certificates of occupancy for special uses shall be
valid for a period established by the City Commission or as long as the use is
established and maintained in conformity with the plans submitted and approved.
Occupancy permits shall expire after one year if the use is not under construction or
maintained. For good cause shown and upon written application, the Planning
Commission may extend a special use permit for six months.

The Planning Commission can add additional conditions to those listed above in the staff
recommendation. The Planning Commission may also upon deliberation, choose an alternative action
from the following alternatives:

Al:

Postpone the project until a date certain, citing specific reasons, or

A2.  Articulate revised rationale of the general standards and/or conditions to recommend to the City

Commission Approval OR Denial of the subject application.

Attachments

The following information is attached and made part of this Staff report.

1.

Special Use Permit petition Form and Supplemental Information (Petition #S-02-11)
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PETITION FOR A SPECIAL USE PERMIT
City of Battle Creek, Michigan

Department of Planning and Community Development

- Petition No. S-02 -//
Please read instruction on reverse before completing this-formr
If additional space is required, attach a separate sheet. E @ E B w E

The City Commission of the City of Battle Creek, Michigan APR 29 2011 D

Honorable Mayor and City Commissioners:
1/ We, the undersigned owner(s) of the property described below and indicafed on giefatt£¢hed EEI{’@K
plan, do hereby petition for a Special Use Permit under the provisions of ChapterL B9 '\M‘Sp[w Fos
and Land Development”, of the Plapning and Zoning Code of the City of Battle Creek, to permit this
property to be used exclusively as indicated below.

Légal Description of Property:
Lots 13, 14 & 16 of Willis Addition Plat

Present Use of Property:
200 College - Existing parking for BCHS Marketing & Hospital Staff

273 & 279 North - Vacant residences owned by BCHS
Proposed Use of Property:
Employee parking lots

Reasons why petitioner feels that a Special Use Permit should be granted:
The existing property on the west side of the alley is currently used

for employee parking and the growth of BCHS is such that additional
employee parking is needed.

Present Zoning Classnﬁcatlon -y O/ rEE D1STRicT District.
Property Owner(s) - - - or.Agent M (Check one)
Mive Oeloof
Name Name
LU0 SosTH MInES RI>.
Address BITIE CREEK, NT 5 5005~ Address
ZLAUT-SUDS
Teleph l/r M // Fax Telephone Fax
Slgnature Signature
i e i "FOROFFICEUSEONLY . _ ‘ ;
Date Petltlon Recelved ‘5/ 29'/ / PIannmg ‘Commission Recommendatlon
Petition Fee Received: //00 00 Approve Deny Date
"~ Received By: o P22 S A City Commission Action:
Approve Deny Date

Resolution No.

M:\Planning Dept.\Dep!. Farms\Petition for a Special Use Permit 1



oy
.

i

S8 |
t
Wazou g

10 Mol

auva| 48 @x9310f

1102/5| NOSTANH 0
Ava| A @NDISIO0Ja.

AUVQ
noz/s

nw/ei/s

NVd 3LS
NOISNVdX3 101 INDiHVd 33A0TdN3
NVSIHOIN ‘HIFU0 31L1vE
SWILSAS HLTVIH M3360 I1LLve

404 @SS

NOUYONddY S

EuEg\Q = == = = = |
Dia BBE TIVO )
0 NOA uo.n/s. ok (g9} SY QaLLYId) L
uwsownt LA A3TY 2nend .02 T
>
. IS
| E
T34 OIBND OSL = ZLVL X 49 )
14/20 TL'VL 30 E.I/ F
ALOVAYD 3OVHOIS Y ONIAYH 3did -0 40 IS4 V3NN 9 \
“US34 O1BMD BI¥ = Y'Y X 8 3 S —& A g
13/30 Sv'y 30 =
ALDYAYD 39VHOLS Y ONAYH 3did -§} 4O I3 TVANN S8 SIVAIAS | -
0T ONGRE SR ONY AR |
:030IA0Yd 3OVHOLS d UM% |
3did 3HL HI3\38 A ¥
ON)IG38 INOLS FHL 0 AUSOMOd 3HL 30N19N LON 04 i
GNY TLDIOYE 31vS3u90Y ZHL NI Olval 0I0A %07 Y ¥0d i i
INNOOOY HONGUL 3HL NHUA G30AOHd SINNT0A 3OV3ALS 1 i\ s
! \ c
“AUva3uLOY Y9 OGN { A
AWM CITILHOVE ONY DREYS TIUUXAL030 NIAON-NON HUM 1 ;
@ddveiM HONSUL Y NI QALOMHISNGD S3did ¥3A3S HHOLS I
TAUYH03¥3d NIHUA Q350d0Nd §1 NOLNGI3Y NALYWANOLS z !
49 21 3IHNI0A NOWNAI3Y S ! |
Ti700 X (L1¥0°0) X i . fiad
4'S 0/Z'TV YUY 30vAHNS GuYH @3S0do¥d | mm R 4
IO DNV I5V3 ] : :
1 > g 3
40 oz INAIOA NOUNZIY ! < %) 25
1700 X (L1700) X | m | A
FS LIR'9 VAMY 3OVANNS QMYH (3S0d0Nd i m
IRV mly g a
“SY3UY 30VAHNS QuVH GRLONUISNOD AUSN TV ! AE 2
¥IA0 TIVANIWY 30 % LS¥ld 3HL 40 _NOUNIL3M 30OEd L [ 5l iF
TINZWIHINOTY 10 ‘0ENCZ _; v/ Bl mm
Vo TR e e Toe LWV i J =51 O :Q3INOZ
3 0096-87L (807) *Hd 4 m
NOILVINO VO AMS J00D0 Dan IDANGD | kS /
20087 IR 'O0ZVAVIV 24
Pyt g st vt i i
HOINA ‘NOLLOZLONd LTINI NISYE HOIYD "30N3d IS S¥ WOLO3¥Ia 1O3rO¥d/INVIIddY | ul
SO0, S RS ARG S0 Y s 3 i
pr =
NYi3Y QL (GOAONJ 38 TIA INIAGOVNYA MILVIWDIOLS Jaan e ri1w
"SIUNLINELS ONUSDG 3HL 3VI3Y QL GEIONHISNOD B
SNISYE HOLYD NHOLS AN 3HL A8 CALJETI0 36 TIM SS3¥aaAv oNialing
i S T T o o s
HL -
'SHL 1V (RLETI00 38 TIWA 107 1593 3L nQud _LioNnN (il S\=eian ey ao S0 Ao .. ‘ VRH /A qaoviunsay
A O ey f v s T -~38 QL AZTIV oNal
AT w7 2
*SINIJONA INIIIY ONY 107 ONDRVd (ST=HLOA IS 3NHQ AVA OML | ¥ TY130 KON =
@3S0d0¥d 3HL N33AI38 3¥NUXIA 0335 LENVWREd (N) 81 X SL'9 — SIS .08 \ PALSAS NOUNALZY £ 3
¥ 10SAQL AGN 40 ¥ SY TBA SY JwXN CTS (30vdS ¥3d "4’ §°991) SNOISNINIO 30¥dS ONDRYd s “ai3d WS- 96~ |
INNYP3d ONY T0SOL Y310 HI SY3HY J¥NL ONUSDG 5 3
30 NOLLYMOLS3Y 3HL 3QMONI TIK SNIYISONY) 3SOONd SI0VES ORIV a3S040M4 08 w.. 2
BRIdVISTNYT W3S0d08d =
NIAY HLION 622 IV ONY LI3MS '9NICING ONUSDA 3HL 40 3015 HLMON 3HL NO S1HON
3937100 007 ¥ YIK3AS ONY ONKTING 3HL NTMI38 QAUNNOM=TIVA AGN HUK QANA31ddNS GNY ONITTING
ML GIHSNEVIS3 GNY JMGAY HINON €42 ONNONY  ONUSDG A 030WONJ 38 TI 107 IS 2HL N0J ONLLHON
NAY1 VUNIQIS3Y 40 SUSISNGO INIYISONY] DNUSDG *S3M308d INIIVIGY OL NO SSYLSL
BRIVISURYT INIEG 145N INIAI¥J OL GITIVISN] SRULXUY 440100 TInd
LW TIVL "4 OZ 38 TWA S310d 0350404 "LOT ONDRYY
‘3MIN0324 LON SI ONINIZUOS 1SV2 IHL NO (3SOdONd Y S310d LHOM AIN OML
*(10) 30440 @ENOZ Y SILGONJ LNBIVNQY TIV
DRIREIEIS

035040¥d 1 VSOdSIA AUSYM %oz

/E1/s | uar

v | a8

NOISY)X3 L0 SNV U0NAE
ISIT (@50d08d 30 NOLEISIT

301430 ~ BRRUZ TRIFETS
S31ON NYd 3LS

HOIHL .9 38 OL SAYAIANQ SSOUOY XNTM3QIS ALIWONOD 'S

} e onma Gam
'SNY1d NO 3URNIHLO CEIVOIONI S%Shmmuon N ____zﬂﬂ 13341S LISWAS "M

UY3I0N SSTINN BYND 40 %OVE QL 3 SNQISNANID “{ " ~ g
S3L0N J 7 =

——Dmo [N TV E—
NOLLT3MA MO 30VNMIQ V8 QL ion MIVMIAIS QEVANVLS NOILO3S LNIW3AVd QUVANVLS
e, BB 3 .=<._.mnBqumm._. ATINO $39VANS INIWIAVA ¥IANN .
R, - 1V . — K
SNONIMLE (3SOOYd . g7lvian RoNs8L V 1IvL13d HON3HL ol — "

L/ 0 oYy = 3dd 91 e . yote
/13 0 &is - froged n T e «.
OIS ROWGTSE N

SUREHIAL

®

WOy 1051V TTIIN T o 0051 VZZ 9L
SHoM

TOGGY BN ST PRI © AN MY MO 195

®
2]
S3ovAUNS 23UONCD ¥ SYVM @SOdodd [ v |
B

STVMI0IS 30@ GNDIHL |-

109w opoeg mgmayn

(Qs/f991) VYOC W 0GR ZRNCO ONTDAT! VAN
(0A8/4991) VBS VR 10OR 2RNCO SNANZM VR
<3 Wam

&
i 0




RTINS B28 ot AT e e (RTs (T Bt

ks

& Wor

Williams

G Wnphts, 11 AV

61627.1500 phana . B1624,1601 iy
519 Otvern Ave bV

E.mg_.-_“_mﬁ_.ifv_.n._._.%mmd e -7 A -wu Q - ARE HYORANT

@ - wowmorr ¢ - WATR VAV

8 -~ yowet sax ® ;a8 Y
© - Ao HoE
B - RONT O WAY MARGR %
@ - oks ueTR

© - T womTIAE - AT uewR

DATE

PR |5/13/1

[

SLU_APPLICATION

ISSUED FOR

RS SL 0 - mEoE A3
%~ RN PRC B - nmme e
ooy @ - cwz v RER
© - MO RN INE = - cator masK
§. = ST © = ROUND CATGH EARN
A = ma O - umnr wweonr
B - an sy © - sTor wanioE
o~ MTPRD © - SANTARY NANHOLE
——<= ouy AnoIR B ManeE
> K M“ghugﬁ
R # ~sreas @ = WATER MANHOLE
& + - posT -
- 2 - v unuTY waRar W Y
L , T8 N R
3 1 - Lo
3«1 H B~ M
o A =L - ua unuywaman e T PRE TREC
, _ HE o - WA Hos [ - o
4 -85 - posmna contous
Kd - % i _—— —— - TR UTLTY e
« N = = = — - TRLPHONE UTLTY e
R ==y —— 1 | QEcme umuTY s
m 3 —_— - —— - asumue
ITHRE (Y | N - — — —-mwumnrue
o' o : — = = ——— - ¥ToRI UTLTY LN
BI7 A [,
wn i 71 ¢ e FEER GPTIC UTLITY UNE
zoNeD: 01| Wi LR L ——————
By 8 1) ZONED: 01 L T
e )
g g >
o m 1 M ALL ELEVATIONS ARE BASED ON KAVD B8 DATIML
m« 3 7 F = CONTOURS ARE ILLUSTRATED AT 1.0 NTERVALL. 7))
¥ i Q Wm Bup) BrvaTa: M2 =
RALROAD PIKE IN THE EAST SCE Of POMER w
\ < PO 372 WEST OF THE CENTERUNZ GF =4
= m DOUEDE STRIET AND 330'4 SCUTH OF THE nz
£ k m CONTERLNE OF DAZTT  ATREZY, e
- # &1 w3
- z AR ES
/ v T8-10 & wLwis ADDMON PLAT =
' Nk A 5§
™ I3 « ; i . gy
AR ki A8 i ” =
aLH o 3 . &
PLiE . % L] . i)
—~-1 ,_ || o2 3 o g
\ . 2 H
N A \ _ | \ | w Gm
\ o . || : 3
= N Py N 2F T VL s I
v ? S <
; { [ @
e &
- 3
T
.M—

EMPLOYEE PARKING LOT EXPANSION
TOPOGRAPHIC SURVEY

5201
DATE

5/201

20" PUBLIC ALLEY
(PLATTED AS 18.57)

(RAWN Y

R

[
= [y P
3

HECKED OY [DATL




